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This booklet contains a set of guidelines de- 
signed to assist your Committee/Planning Board in 
its consideration of Consent Applications. The 
guidelines outline issues which should be taken in- 
to account in your assessment of each application; 
issues ranging from long-term planning concerns to — 
detailed site criteria. 

By applying these guidelines and adapting them 
to local situations, you may find it easier to make 
your consent decisions within a sound planning 


framework. _ 
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YOUR COMMITTEE'S ROLE IN PLANNING 


Introduction 
As members of a consent granting authority, 

you play an important role in rural planning in 

Ontario. Controlling land severances is one 

means by which the planning policies and regula- 

tions contained in local official plans and by-laws, 
as well as in broader regional and provincial 
policies, are implemented. 

There are three separate bodies which are now 
responsible for the creation of new lots in Ontario. 
These bodies are extremely important, as their de- 
cisions influence the patterns of development and 
growth which shall occur. They are: 
® The Plans Administration Division of the Ministry 

of Municipal Affairs and Housing which ap- 

proves plans of subdivisions and grants 
minister’s consents for some areas, 

@ Regional municipalities which approve plans of 
subdivision in areas where the approval power has 
been delegated to the region, and 

® Committees of Adjustment, Land Division Com- 
mittees and delegated Planning Boards which 
grant consents. 

In parts of the province, lots created by 
severance form a major portion of the total of new 
lots created each year. If brought together, the 
population resulting from residents of new lots 
created each year would be equal to a medium- 
size city. The part which Committees of Adjust- 
ment, Land Division Committees and delegated 
Planning Boards play in shaping community pat- 
terns should not be underestimated. 


The Purpose of the Planning Guidelines 

These “planning guidelines" are expected to 
serve two major functions. First, they will provide a 
planning reference booklet for members of Land 
Division Committees and Committees of Adjustment. 
General planning concerns, which should receive 
attention each time you must make a decision wheth- 
er to grant or withhold approval of a land severance 
application, will be discussed. 

Second, these guidelines have been written with 
the “rules of procedure” in mind. Guidelines have 
been designed to aid you in using the rules of pro- 
cedure to carry out your committee’s work within a 
sound planning framework. 

The guidelines have been set out in the following 
three sections. The sections correspond to the three 
major areas of concern which should be considered 
in your assessment of each consent application. 
They are: 

Your First Consideration—!s a consent the most 

appropriate action in this instance? 

The Long-Term Impact of Your Decisions—!n the 

long run, how will your committee's decisions in- 

fluence the development patterns, economy and 
resources of your area? 

Detailed Topics for Consideration— Once you have 

determined that an application for consent is an 

appropriate course of action, and that the long- 
term impact will be a positive one, by what criteria 
should you review the application? 


| YOUR FIRST CONSIDERATION 


There are times when a consent application is just 
not appropriate. If this is the case, you may be was- 
ting your committee’s time and energy by proceeding 
with a detailed review before ensuring that the prin- 
ciple of the proposal conforms to existing policies. 

Before an application is reviewed in detail, two 
points should always be considered; 
® Would a plan of subdivision be a more appropriate 

means of dividing land in this case, and 
@ Does the proposal conform to existing policies and 

standards in documents such as the official plan? 

These two issues are discussed in more detail 
below. 


Appropriateness 

Section 49 (3) of the Planning Act states that com- 
mittees may grant consents provided they are sat- 
isfied that a plan of subdivision under section 36 of 
the act is not necessary for the proper and orderly 
development of the municipality. 

Generally speaking, if the applicant has had no 
previous severances from the same holding, if he is 
applying to create no more than one or two lots, and 
if you are reasonably sure that he does not intend to 
divide further lots from this parcel, then the consent 
procedure would seem to be the most appropriate 
means of land division. If, on the other hand, the ap- 
plicant has severed lots from a parcel in the past, and 
is applying for further severances from the same par- 
cel, you may find that a new road will be needed to 
provide access to the lots, or there may be other in- 
dications that the scale of development is going be- 
yond that for which the consent process is intended 
to deal. 
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By applying for three separate consents, this applicant was 
hoping to create six lots. Who would be responsible for the 
road he was creating? Development at this scale should 
proceed by plan of subdivision. 


To determine whether a consent application is the 
most appropriate means of dividing land in this case, 
you should take the following steps: 

@ Apply your personal knowledge to the situation. 
You may be aware of past consent applications or 
plans of subdivision which have involved this par- 
cel of land. 

e Refer to items 16 and 17 of the Application for 
Consent form. It should provide you with useful 
information about the applicant’s previous con- 
sents and future intentions for this parcel. 

@ Refer to summary maps which may be kept by the 
secretary-treasurer of the committee. These maps 
will show past consent activity on or near the prop- 
erty, and will indicate the amount of development 
which is taking place in the area. 


Conformity 
If the consent application does not conform to 

local, regional or provincial policies, nothing will be 

gained by proceeding any further with the review. To 
assess the application for its conformity with existing 
policies, it is important that you check the following: 

e@ If local and/or regional official plans cover the 
area, ensure that the proposal is in conformity 
with the provisions of the official plan(s). 

@ If zoning by-laws are in effect, determine whether 
the application conforms or if it will be possible to 
amend the by-law to permit the proposed use. 
You should ensure that, to the best of your 

knowledge, the proposal does not conflict with 

county, regional or provincial programs or policies. 

If the consent application fails the tests of appro- 
priateness and conformity, approval will, of course, 
not be granted. If the application passes these tests, 
you may then go on to assess the application in 
greater detail. But before assessing detailed site cri- 
teria, you should spend some time considering what 
the long-term impact of this decision may be. — 


ll THE LONG-TERM IMPACT OF YOUR DECISION 


An extremely important part of your assessment of 
each application to sever land is your careful con- 
sideration of the long-term effect which this proposal 
may have on the area. Although it may look like “just 
one more lot’, this one proposal will make some im- 
pact on the overall pattern of development in the 
area. To a greater or lesser degree, it will contribute 
to, or take away from the physical appearance and 
the economic welfare of the municipality. 

New lots created by consents accumulated over 
time form patterns which may range... 


... from clusters of development in and around existing 


communities... 


... to scattered development and strip development along 


major roadways. 
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The patterns of development which evolve affect 
every municipality in a number of ways. These pat- 
terns may; 
®@ determine servicing costs, and to a large extent, 

local rates of taxation, 

@ influence the way land in the surrounding area 
can or cannot be used, 

® affect the efficiency of road systems, 

@ affect the future use of your area's natural re- 
sources, or 

® make the difference between an attractive or an 
unattractive landscape. 

By observing the patterns of dots which are 
forming on summary maps your committee may 
keep, and by relying on your personal observa- 
tions of the area, it is fairly easy to determine the 
types of development patterns which are evolving 
in your area. 

And by assessing all consent applications in light 
of the following development principles, you may be 
able to shape those patterns to enhance the health, 
safety, convenience and welfare of your municipality. 


Does your committee attempt to discourage 
development patterns which will increase 
the cost of servicing to the owner of 

the new lot and to the taxpayer? 


Services such as road maintenance, snow plough- 
ing, bussing school children and garbage collection 
all entail travel by public vehicles. The more scat- 
tered the pattern of development, the greater the 
distance public vehicles must travel. Recent in- 
creases in gasoline prices magnify even more the 
increased cost to your municipality. 
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The cost of one standard size 60-seat school bus is in the 
neighbourhood of $29,000. With the addition of licencing, 


insurance, storage costs, depreciation, maintenance and driver 
salary, this increases even further. 


New development often creates the need for new 
services. Where development densities surpass the 
soil’s ability to absorb wastes, ground water sources 
become polluted, creating the need for a municipal 
water and sewer system. 


The cost-per-foot of installation of services being constant, it is 
economically advantageous to reduce the number of feet of 
servicing required. Where development occurs in strips along 
township roads, the cost of providing services can be extremely 
high, whereas compact settlements can greatly reduce these 
costs. As well, if the number of subscribers is lower, there will 
beagreater cost-per-person for the services. 


In assessing the principle of consent applications, 
you should be aware of these potential costs to the 
municipality over time. Many of these costs can be 
curbed through careful and thoughtful rural planning. 


Do your committee’s decisions take the 
safe and efficient operation of roads 
and highways into consideration? 


The proliferation of entrances onto roadways can 
drastically reduce the efficiency of the roadways in 
the long term. Many entrances can also increase 
danger and inconvenience to motorists, who must 
constantly be on guard for vehicles backing onto the 
roadway or vehicles which have not yet reached 
full acceleration. 

For example... 


Strip development along this major highway has caused the 
reduction of the speed limit from 90 to 35 k.p.h., and to zero 
when the school bus arrives. 


A reduction of the speed limit may not be sufficient 
to solve the problem. Eventually, as has happened in 
many cases, it may be necessary to construct a by- 
pass through open country, at greater expense to the 
general taxpayer. 


In this case the original road [to the left] was stripped with 
driveway accesses. A bypass was constructed to the right of 
this road, but it also soon became stripped with a dangerous 
number of accesses. It then became necessary to construct a 
second and more costly bypass—three roads to do the job of 
one. 


Residential development should, therefore, be en- 
couraged to locate on minor roads, or in plans of 
subdivision which, through an internal road system, 
can decrease the number of access points onto major 
roadways. 

Some land uses are traffic generators. They in- 
crease the amount of traffic on highways, as well as 
increasing the frequency with which vehicles turn in 
and out of entrances along these highways. 

More serious than speed reductions or by-passes 
are the serious traffic hazards which may be caused 
by poorly located traffic generators such as highway 
commercial uses. For example, ten traffic fatalities 
in a 12-month period caused the stretch of highway 
pictured below to be named the ‘'Killer Strip”. The 
large volumes of traffic turning in and out of the road- 
side businesses have been blamed for the fatalities. 


‘The Killer Strip’’ 


By following two recommendations, you may do a 
great deal to preserve the long-term safety and effi- 
ciency of the road systems in your area: 
® You should obtain the recommendation of the Min- 

istry of Transportation and Communications when- 

ever a proposed severance abuts or has access to 

a provincial highway. The rules of procedure re- 

quire that M.T.C. receive a copy of the notice of 

hearing and the application. It is recommended 
that their reply be obtained before a decision is 
made, as they are concerned with the safety of the 
proposed access among other factors. 

® Obtain the comments of the county or regional 
engineering department whenever a proposed sev- 
erance abuts or has access to a county or regional 
road. County maps produced by M.T.C. should 
help the committee to identify county or regional 
roads, if they are not properly shown on the appli- 
cant's sketch. 


Do your committee's decisions attempt to 


encourage the most efficient use of land? 
ae 


One major advantage of careful planning is simply 
that looking ahead can avoid costly mistakes. This 
is especially true where land use efficiency is con- 
cerned. 

For example, where development occurs one lot at 
a time, the lands behind the lots being created can 


easily be overlooked. Eventually the back land's 
access to a publicly travelled road is cut off entirely. 
If the owner wishes to develop this land, he will have 
to purchase an access point. If he is unable or un- 
willing to do so, his lands have effectively been made 
“sterile” or unsuitable for development. 
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In this illustration, the dots represent houses created one ata 
time over anumber of years. If you look at the land between the 
highways, you will see that the ribbons of development have 
isolated what might have been the most desirable land for 
future development. 


Irregularly shaped parcels often make poor use of 
land. A row of very long narrow residential lots is 
especially inefficient because the owners seldom 
use the rear portions of their lots. And the problems 
which would be encountered in assembling land from 
the numerous owners would make it difficult to make 
more efficient use of the land in the future. 

To avoid such costly mistakes as land-locking par- 
cels or leaving uneconomically sized parcels, you 
should: 
® Consult records of past conveyances, assessment 

maps (if available) and the plan submitted by the 

applicant to ensure that no parcels are being land- 
locked. A properly completed sketch showing the 
boundaries of all the owner's abutting lands is vital. 

® Be aware of any official plan policies or zoning 
provisions which may regulate the minimum size 
and the shape of lots. 

® Remember that sketches may not be drawn to 
scale, and may not show the true proportions of 
the lots. 

As well as avoiding wasted land, efficiency means 
the best use for the best location. Very often, loca- 
tions for land uses such as schools, community facil- 
ities, etc., will be shown in a very general way in an 
official plan without being literally translated on the 
ground. Will some consent applications infringe upon 
the best location for necessary facilities? A very 
small consent may endanger a very large project. 
When proposals for development are made in areas 
which may be designated for larger projects, it will 
be necessary to determine the future locations more 
precisely so that conflicts can be prevented. The 
municipal council and/or planning board may be the 
best people to contact in such instances. 
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Do your committee’s decisions attempt to 

preserve valuable renewable and non-renewable 
resources, so that they will be available for use 
now and in the future? 

ee eee 

Ontario is a province rich in natural resources. 
Valuable farmland, mineral and aggregate deposits, 
forestry, water, scenic and recreational resources are 
only a few of the many natural features which make 
this a prosperous and attractive area. 

Careful planning is essential if we are to obtain the 
greatest benefit from these resources, both now and 
in the future. Your committee, through its land sever- 
ance decisions, plays an important role in this re- 
source planning. Steps which you can take to en- 
courage careful and responsible resource planning 
are discussed below. 


Agricultural Land 

We are living in a time of decreasing supply of agri- 
cultural land combined with increased demand for 
food and rising food costs. Yet there are many things 
which your committee can do to prevent the rapid 
erosion of agricultural land and declines in farm 
efficiency. 

For example, new non-farm development in agri- 
cultural areas can reduce the efficiency of agricul- 
tural operations. By conveying several lots scattered 
along the road frontage of a field, pockets of land are 
left behind which the farmer cannot easily cultivate 
and harvest due to their narrowness and deviation 
from the regular outlines of the field. This often leads 
to the loss of valuable farm land resources. 
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This farmer has greatly reduced the efficiency of his operation. 
Not only have the lots which have been created consumed 
valuable agricultural land, but the areas denoted by tne Xs 
have become difficult to cultivate. As well, new residents may 
complain of noise or odour from farm operations. 


If the lands being conveyed and retained are in- 
tended for agricultural use, the committee should 
also consider whether they will be viable farming 
units. The minimum size varies according to differing 
conditions throughout the Province and the type of 
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farm operation envisaged. Breaking up farmland into 
uneconomic parcels makes it difficult to reassemble 
a workable farm from the various ownerships. 


The Ministry of Municipal Affairs and Housing 
supports and encourages the use of the Agricultur- 
al Code of Practice, which was developed jointly by 
the Ministries of the Environment, Municipal Af- 
fairs and Housing and Agriculture and Food to deal F 
fairly with odour pollution associated with the opera- 1 
tion of livestock and poultry enterprises. One of the ' 


purposes of the code is to ensure that agricultural 
operations will not be prevented from expanding due 
to environmental conflicts with new development in ‘ 
the immediate area. I 
, 

4 

¥ 

, 

? 

a 

c 

«a 

Due to distance separations required by the code, ’ 
indiscriminate non-farm development in agricultural areas can 
force the end to the expansion of an intensive animal operation. 
The farmer, himself, may have severed a lot which ‘a 
will deny him the right to a more efficient farm and 4 
higher income because he will not be able to expand ; 
his farm. 
4 
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And new residents may complain of odours of manure ae ae: 
feed lots, acause for headaches both for the farmer and the 
new residents. y fA, ; 

Therefore, before granting a consent under such — 
circumstances, you should ensure that the severance 
will still allow adjacent farmers to comply with the 
Ue Code of Practice. Consult item 1. lin 
the “office use only” section on the application 
form. Also, it may be wise to consult adjacent farmers — 


who may be concerned with the application so that — - 


. 


they may inform the committee if the proposed sev- 
erance will adversely affect their operation. 

Finally, certain areas of the province provide unique 
conditions for the production of specialty crops. Two 
among the many examples of this type of resource are 
the Holland Marsh market gardening area, and the 
Niagara fruitlands. Since some of the areas are lim- 
ited in size, every effort must be made to preserve 
these valuable resource lands for agriculture. 

The official plan should contain policies con- 
cerning the preservation of agricultural land. It is 
your responsibility to interpret and enforce these 
policies. 


Further steps which you can take to ensure the 


continuation of a viable agricultural industry are: 

® Consult the agricultural soil classification maps of 
the Canada Land Inventory to ensure that develop- 
ment does not take place on classes of soil which 
are protected in local policies, or does not endan- 
ger special crop lands. 

@ if they are available, county soil maps may pro- 
vide more detailed information on agricultural 
capability. 

®@ |n all cases involving applications in agricultural 
areas, the Rules of Procedure require circula- 
tion under certain criteria to the Ministry of 
Agriculture and Food for comment. They may 
also be called upon for advice on the economic 
viability of proposed farm units. In assessing 
applications involving agricultural land, it is im- 
portant to pay close attention to the proposed 
and possible use of the land intended to be 
retained. 

e Determine by examination of the application, 
local knowledge, or by a site visit, whether the 
proposed severance will result in residual 
pockets of unusable farmland. 


Mineral Resources including Aggregates 

If buildings are located near or over areas of sand, 
gravel or mineral deposits, the use of these resources 
in the future may be lost. 

Minerals are non-renewable resources which are 
available only in specific locations. Development 
near mineral extraction sites can cause a variety of 
problems. Residents living near pit and quarry opera- 


tions are often bothered by the noise, dust and traffic 
of the extraction site. This may lead to further prob- 
lems when the mineral extraction enterprise wishes 
to expand its operation. 


Local residents [who may have arrived well after the mine or pit 
began operation] may object to any expansion, complaining 
that it will reduce property values or the amenities of the area. 

In this way, it may be impossible to utilize many 
of our valuable mineral resources in the future. The 
Ministry of Municipal Affairs and Housing, 
therefore, recommends as a general guideline that 
municipalities include policies in their official 
plans to require that in the case of sand and gravel 
removal, a buffer separating these uses from 
residential areas be maintained. In the case of the 
removal of quarry stone or of sand and gravel pro- 
cessing, the buffer should be increased. 

Your official plan should provide guidance as to 
the location of mineral and aggregate deposits. 
Policy maps should be checked before granting land 
severance, to ensure that land use conflicts will not 
arise in the future or that valuable deposits will not be 
locked up for the future. (Further information may be 
gained from maps issued by the Ministry of Natural 
Resources. If you suspect that a conflict situation 
may arise, you should circulate the application to the 
Ministry of Natural Resources for comment. As for 
the Ministry of Agriculture and Food, the Rules of 
Procedure require circulation of applications to the 
Ministry of Natural Resources where these resources 
may be affected.) 

When assessing such a consent application, you 
should determine the property boundaries of any 
mineral extraction operation in the area of a proposed 
lot. Ensure that there is sufficient set back from the 
property boundary to allow future expansion of the 
operation inside its boundaries without infringement 
on the amenity of surrounding uses. 

A further consideration which should be taken into 


account in mining or pit and quarry operation de- 
cisions is the effect which these operations will have 
on the local road systems. Heavy truck traffic may 
cause danger, noise and inconvenience to local res- 
idents, as well as costly damage to roads in the area. 


Forest Resources 

Forests and woodlots serve many important func- 
tions. They provide wood and wood products, pre- 
vent soil erosion, protect against flooding, conserve 
water supplies, provide wildlife habitats and add 
beauty to the area. For these reasons, serious con- 
sideration should be given to the protection of these 
resources. 


Protection of forest resources can make the difference between 


ascenelikethis... 


ad ascene sis this. 


Local official plans should contain policies for 
the protection of these areas. These policies 
should be followed in all cases. As well, your 
municipality may have a by-law restricting the cut- 
ting of trees except for the owner’s own use. 
Forests and woodlots on crown land, or which are 
managed by the Ministry of Natural Resources, 
are subject to special controls and regulations 
which must be followed. The Rules of Procedure 
also require circulation to the Ministry of Natural 
Resources where the land of the application abuts 
Crown land. 

Where forest resources are involved, applications 
should always be circulated to the Ministry of Na- 
tural Resources. The ministry's comments will be 
helpful not only in determining if areas should be 
preserved, but in advising if flooding, erosion or loss 
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of ground water recharge areas may occur if signif- 
icant numbers of trees are lost. 

And you may use your own judgement in setting 
conditions of approval to protect forest and wildlife 
resources. Section 29 (24) of the Planning Act per- 
mits committees to grant “consent in principle’. 
Final consent can then be withheld until the appli- 
cant has met all of the conditions set by the commit- 
tee. In this case, final consent would be granted only 
when the owner enters into an agreement with the 
local council guaranteeing the protection of these 
resources. 


Recreational Resources 

By permitting the creation of lots in areas which 
have a unique potential for recreational use, your 
committee may be responsible for the loss of the most 
sehen idan teuicine! site in youl municipality. 


OY, allo ing strip pdgussiea lakes and Walaenar es! 
thereb y barring public access. 


. or by granting consents in scenic or potential park areas 
suchas theone shown here... 


How can you prevent the loss of such areas? 
Check official plans for recreation policies or 


designations to ensure that the proposal is in con- 
formity with the designation and the intent of the 
policy. Use your personal knowledge and discre- 
tion. You may be aware of future park plans which 
may be jeopardized by development. By using 
conditions of approval you may be able to 
minimize the impact of development or eu is 
compatibility of uses. 
Ground and Surface Water Resources = 
Do your committee’s decisions attempt totake into — 


consideration the long term protection of ground and 


surface water resources? 


In areas not served by municipal water and sewer- 


ie 
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age systems, proliferation of private septic tanks and 
privately drilled wells may cause serious health haz- 
ards. Seepage from septic tanks may contaminate 
domestic water supplies, making them unfit for 
human use. 


Itis important that the site has been inspected to ensure that 
the lotis of sufficient size to accommodate the well and septic 
tank if they are required, and that sufficient fill is provided to 
ensure the efficient functioning of the septic tank. Note the 
depth of soil that is required. 


But even though individual septic tanks may be 
relatively harmless, in the long run the accumulation 
of many septic tanks and wells may cause a serious 
situation. Costly municipal servicing schemes may 
be required to overcome the hazard to public health. 
These dollars come from the pockets of all taxpayers. 

When such servicing schemes are ;‘equired, they 
are often made more costly because of the need to 
service strip development. To help prevent such sit- 
uations from occurring, all applications requiring a 
septic tank and/or private well should be circulated 
to the Ministry of the Environment or Medical 
Officer of Health, as required by the Rules of Pro- 
cedure, and their recommendations should be 
completely and carefully followed. Consents which 
contribute to strip development requiring septic 
tanks and private wells should be discouraged. 


Do your committee’s decisions attempt 
to maintain an awareness of and respect 
for attractive landscapes? 


lf your committee has taken into account those 
points already discussed in this section in each de- 
cision it makes, your decisions should reflect effi- 
ciency and good economic sense. But what about 
the appearance of your municipality? An attractive 
landscape is as important to some people as a well- 
balanced bank book is to others. Pleasing surround- 
ings, and an absence of unsightly developments can 
foster a local pride that cannot be measured in mon- 
etary terms alone. 

The official plan in your area may make a general 
statement about protection or improvement of the 
character and attractiveness of the area. Such state- 
ments are often passed over quickly when land use 


decisions are being made, as in many cases, it is not 
an easy task to predict the visual impact which a 
proposal will make on the area. 

But such assessments are important. The concern 
which your committee shows for the appearance of 
towns and the countryside will be evident over the 
long term. 

Some types of development may seriously reduce 
the attractiveness of a community or of its surround- 
ing countryside. Although they may not be objection- 
able in any other way, some unsightly developments 
may be visible to a wide area due to the nature of 
their location; 


Or they may be incompatible with or disruptive to surrounding 

uses. 

Such conflicts can often be avoided or minimized 
if your committee follows a number of guidelines in 
assessing consent applications: 
® Ensure that questions 7 and 8 on the questionnaire, 

proposed uses of land intended to be severed and 

retained, are answered fully and accurately. 

® Consult individuals or agencies who may be con- 
cerned with, or affected by, the visual impact of 
the proposed land use. This would include adjacent 
land owners, the municipal council, parkway au- 
thorities, etc. 

@ You may impose conditions of approval such as 
the siting of structures, buffer strips and landscap- 
ing which may significantly improve the visual im- 
pact of such uses. Such conditions may require 
that the applicant enter into a legal agreement 
with the municipality (if the municipality agrees to 
such an agreement), regarding the means by which 
the applicant will improve the appearance of 
the proposed use. 

@ Final consent will be granted only when the owner 
has agreed to these conditions. Similar conditions 
may also be used to ensure that the land in ques- 
tion is restored or rehabilitated after being the site 
of a temporary operation such as a pit and quarry. 

Summary 
By assessing each consent application in light of 

the questions raised in this section, you will be deter- 

mining whether or not the principle of the proposed 
development is acceptable. 

If the proposal does not conform, if it contributes 
to undesirable patterns of development, to greatly 
increased costs for the municipality, if it will mean 
the loss of valuable resources or if it detracts from 
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the appearance of your municipality, then in most 


cases, the application should be not approved and 
you will not be called upon to proceed with a more 
detailed evaluation. 

If, on the other hand, the application passes the 
tests of conformity, economy, efficiency and will con- 
tribute in a positive way, it is then time to proceed 
with a more detailed evaluation of the site to be de- 
veloped. Section III presents a number of guidelines 
which may assist in this evaluation. 


ll] MORE DETAILED TOPICS FOR CONSIDERATION 


A more detailed site evaluation will include a num- 
ber of considerations which can usually be assessed 
quite quickly. This assessment can be made by re- 
ferring to the information provided on the consent 
application form and accompanying drawing, by 
making a visit to the site, and by applying your per- 
sonal knowledge of the situation. Considerations 
should always include an assessment of; 
® Suitability of the site, 
® Access to the property, 
® The provision of services to any buildings that 

might be constructed, 

Compatibility with abutting land uses. 

Some or all of these issues may be dealt with in 
the area’s official plan. The purpose of these plan- 
ning guidelines is to fill gaps in plans and policies 
and to assist you in interpreting policies and by- 
laws, and to explain in general terms, some of the 
background of and reasons for the use of these 
planning principles. 

There are several important reasons for having an 
understanding of these planning principles. Not only 
will such knowledge help you in making good de- 
cisions; it may also assist you in the formulation of 
conditions of approval. In areas where planning pol- 
icieS are vague, an understanding of these guide- 
lines may help you to implement the intent, rather 
than the letter, of these policies. 

Each consent application should be reviewed with 
the following considerations in mind: 


Are the physical characteristics of 
the site suitable for the proposed 
development? 


There are many important reasons for obtaining a 
full knowledge of site characteristics and how these 
characteristics will or will not permit the proposed 
uses. These reasons range from ensuring that the 
site is capable of supporting proposed structures, to 
ensuring that unique ecological areas and resources 
are not lost for all time. 

A major consideration is whether the proposed site 
is located on ‘‘hazard”’ land or flood plain areas. 


Is there sufficient room and soil cover on the pro- 
posed lot for the safe installation of a septic tank and 
tile bed? All applications proposing building lots 
which will require private disposal systems must be 
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If the application proposes a building on land that is 
excessively sloping or rocky or on poorly drained soils, swampy 
areas and lowlands which may be susceptible to flooding, there 
may be many problems in the future with cracking 

foundations, flooding basements, contamination of soil by 
improperly functioning septic tanks, and soon. If any of these 
conditions are present, acopy of the application should be 
circulated to the Ministry of Natural Resource for their 
comment. 


circulated to the Ministry of the Environment, or the 
Medical Officer of Health. Their site inspection will 
determine whether a septic tank and private well can 
safely be installed without fear of water contamina- 
tion, or if extra fill will be required. 

The Ministry of Natural Resources may also be 
helpful if you suspect that the proposed site includes 
a wildlife habitat or if development might mean the 
destruction of rare or attractive vegetation. 


oe < 5, 
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Special wildlife, woodlot or forest areas, attractive hills, 
ravines, groupings of trees or areas with pleasing views of the 
surrounding countrysides are important assets to any 
municipality. Development on or near these areas may rob the 
area of these resources. 


Commenting ministries and agencies may recom- 
mend conditions of approval, such as a limit on the 
number of trees which may be cut down or the siting 
of any structures, which may do a great deal to mini- 
mize the impact of development. 


Does the application for consent propose a 
dangerous or hidden entrance onto high speed 
traffic arteries? 


Danger and inefficiency caused by the cumulative 


effect of many access points onto high-speed road- 
ways was discussed in Section II. But as well, in each 
decision you make, it is your responsibility to ensure 
that all access to property created by consents is 
safe for both the resident of the property and for the 
passing motorist. 


Sharp curves... and steep grades hamper the line of vision of 
anon-coming motorist. 


Can you see the car emerging from the hidden entrance? 


And all of these hazards are doubly treacherous 
in snowy, icy or wet conditions. 

How can your committee be on guard against such 
dangerous situations? Begin by paying close atten- 
tion to information on sketches submitted which in- 


dicate that dangerous access situations may exist. 
In all applications where lots abut provincial 
highways, the application must be circulated to 
the Ministry of Transportation and Communica. 
tions. And apply your personal knowledge of the 
area to determine if there may be an access problem. 
Site visits are recommended to learn of such prob- 
lems which might not otherwise be brought to your 
attention. With a firsthand knowledge of the situa- 
tion, you may be able to apply conditions of approval 
which will decrease the danger of a proposed access 
point. 


Does the application enter onto or 
propose the creation of a private road? 


At times you will be faced with applications which 
propose private road access. At first glance, they may 
appear advantageous to the municipality, as there is 
no obligation to provide municipal services such as 
garbage collection and road maintenance on private 
roads. However, residents faced with these short- 
comings will often eventually petition to have their 
access road assumed by the municipality, arguing 
that they pay taxes, and should receive municipal 
services in return. The property owners will, at this 
time, be faced with the effort and expense of organiz- 
ing and paying for the cost of constructing the road 
to municipal standards entirely from their own pock- 
ets. In addition to the inconvenience of having no 
municipal garbage collection, snow ploughing, grad- 
ing, etc. the private road can present a dangerous 
obstacle to public health and safety if it is not in a 
condition to carry emergency vehicles, such as po- 
lice, fire and ambulance vehicles. 

To guard against such situations, you should en- 
sure that full information regarding the status of the 
access road to a lot is available when a decision is 
made. The municipality can confirminformation which 
is provided in the application and sketch. There are 
some situations in which private roads may be ac- 
ceptable, but the local planning department should 
be consulted when they are proposed. 

As mentioned before, the creation of a new private 
road to provide access may be an indication that de- 
velopment is reaching a scale which might be more 
appropriately dealt with by a registered plan of sub- 
division. 


Do your committee’s decisions attempt to avoid 
conflicts between the proposed use and the 
existing or potential uses of the surrounding 


lands? 
crest Pe fee 


Section || outlined some of the problems which may 
arise as a result of conflicts between new and exist- 
ing (or future) land uses. But this is such an important 
matter that a number of the details and the safe- 
guards against land use conflicts bear repeating. 

There are two specific aspects of the problem with 
which you should be concerned; inconvenience im- 
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posed upon new uses, and inconvenience caused by 

new uses. Some questions which should be asked 

are: 

® Would either the existing or the proposed use pro- 
duce odours, noises or air pollution which would be 
objectionable to the others? Locating residences 
in the vicinity of such enterprises as intensive ani- 
mal farming, mushroom farms, sawmills, quarries 
where blasting is done, stamp presses, spray paint- 
ing establishments, etc. and vice versa, will inevit- 
ably lead to complaints and conflicts. Certain ac- 
tivities (be they residential, industrial or agricul- 
tural) might be unfairly prevented from expanding 
if the newcomers object. 


Would the proposed use contribute to the pollution 
of streams or ground water, or seriously deplete the 
supply of ground water available? Care should be 
taken to ensure that the new development will not 
adversely affect the water supply used and en- 
joyed by the surrounding landholders. Industrial or 
commercial activities which are heavy water users 
and which seek locations in areas without sanitary 
sewer or piped water facilities may cause twofold 
problems. First, their demands on the local water 
supply may be larger than that supply, and se- 
cond, the volume of wastes they produce may be 
greater than the capacity of the soils to absorb 
wastes. This can lead to dry wells and con- 
taminated ground water. 


Would the traffic volumes generated by the pro- 
posed new use be a nuisance or inconvenience to 
the surrounding uses? Or would the present traffic 
volumes due to certain existing uses be a cause 
for complaint now or in the future, for the owner of 
the new lot? If the proposed new use is one which 
generates large volumes of traffic, the road may 
not be constructed to a standard to handle it. 
When the road deteriorates under heavy use, the 
general taxpayer must contribute to the cost of re- 
construction or maintenance. 

® The purchaser of a new lot may be unaware that a 
nearby activity such as a race way, drive-in, fair- 
ground, auction barn or market, periodically attracts 
a large number of automobiles, with the attendant 
problems of noise, dust, parking and traffic hazards. 
A rural road used by gravel trucks for access to a 
pit may not be a desirable location for residential 
development. Later, when the residential uses are 
established, objections from the residents may pre- 
vent expansion of a legitimate operation. 


Will the proposed development detract visually 
from the surrounding area? Or will the surrounding 
area detract from the proposed use? 


Earlier we discussed the cumulative effect which 
certain types of development occurring over a num- 
ber of years can have on the appearance of the land- 


A view of this auto dump does not enhance the value of the new 
homes located on the hill above. 


scape. There are also of course, instances where a 
single severance can mar or destroy an otherwise 
attractive area both for those who live there and for 
those passing by. 

How do you ensure that your committee’s deci- 
sions will create as few land use conflicts as possible? 
The local official plan should be consulted in the 
attempt to avoid conflicts, and the local planning 
board or planning committee should be consulted 
where a problem is foreseen. Second, you should 
carefully go over the information provided by the 
applicant. 

And your personal knowledge of the area, together 
with site visits when necessary, will help to pinpoint 
possible conflicts and problems which may often be 
rectified by the addition of conditions of approval 
such as buffers, setbacks and so on. 
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This is an example of a properly completed sketch, but you 
should keep in mind that sketches may often be out of scale or 
lacking in important information, and, therefore, may be very 
misleading. 
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IV CONCLUSIONS consent decision you make, you will be on your way 


ae | to contributing in a positive way to the thoughtful 
This booklet of planning guidelines, if followed planning and development of your municipality. 


conscientiously, can help your committee make de- The steps which should be taken in assessing each 


cisions which will reflect sound planning principles. consent application are summarized in the flow chart 
If the issues discussed here are considered in each below. 


APPLICATION RECEIVED 
BY ee 


YOUR FIRST — IS A CONSENT THE MOST APPROPRIATE MEANS OF 
CONSIDERATION DIVIDING LAND IN THIS CASE ? 
— DOES THE APPLICATION CONFORM TO THE 
NECESSARY PLANS AND POLICIES ? 
IF THE ANSWER IF THE ANSWER 
IS NO, THE IS YES, PROCEED 
APPLICATION WILL WITH THE 
NOT BE APPROVED ASSESSMENT ..... 
YOUR SECOND — DOES THE APPLICATION CONTRIBUTE TOWARD 
CONSIDERATION A DEVELOPMENT PATTERN WHICH SHOULD BE 
ENCOURAGED ? 
— DOES THE APPLICATION AVOID A NEED FOR 
COSTLY MUNICIPAL EXPENDITURES ? 
— DOES THE APPLICATION PERMIT THE CONTINUATION 
OF SAFE AND EFFICIENT TRAFFIC PATTERNS AND 
EFFICIENT LAND USE ? 
— DOES THE APPLICATION CONTRIBUTE TOWARD OR 
PRESERVE THE VISUAL APPEARANCE OF THE 
MUNICIPALITY ? 
IF THE ANSWER IS NO, IF THE ANSWER 
THE APPLICATION SHOULD IS YES, PROCEED 
NOT BE APPROVED, OR AT 
LEAST NOT WITHOUT CAREFUL 
CONSIDERATION OF THE 
CONSEQUENCES. 
YOUR THIRD — ARE THE PHYSICAL SITE 


CHARACTERISTICS SUITABLE 
FOR THE USE PROPOSED ? 
— IS SITE ACCESS SAFE ? 


— WILL THE PROPOSED USE BE 
COMPATIBLE WITH SURROUNDING 
USES? 


CONSIDERATION 


IF THE ANSWER IS NO, IF THE ANSWER IS YES, 
— THEN IT IS LIKELY THAT 
THE APPLICATION CONDITIONS MAY BE IMPOSED BY THE APPLICATION SHOULD 
SHOULD NOT BE THE COMMITTEE TO RECTIFY PROBLEMS BE APPROVED 
APPROVED. ONCE THESE CONDITIONS HAVE BEEN 
SATISFIED, THE APPLICATION MAY BE 
APPROVED 
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